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On March 26, 2026, Austin City Council initiated the first significant rewrite of the city’s base zoning
districts since the Land Development Code was adopted in 1984. Council directed staff to draft new
missing middle residential and mixed-use districts, with code amendments due no later than March

2027.

For agents, that means new product types, new entitlement questions on residential and
commercial lots, and new conversations with buyers and sellers.

THE ROAD TO NEW ZONING MISSING MIDDLE KEY TERMS

JAN 2026 - MARCH 2027

® JAN 2026
Zoning study released

® MAR 26, 2026
Council initiates
code amendments

® THROUGH 2026
Engagement, testing, and
quarterly Council updates

® AUG-OCT 2026

Mixed-use recommendation
and adoption process

® BY MARCH 2027

Code amendments due
to Council

Missing Middle | Buildings with 3 to 16 units:
townhomes, cottage courts, stacked flats.

Mixed-Use | Residential, commercial, and
office uses on one property, ranging from
live/work units to apartments over retail.

Base Zoning District | Largely unchanged
since 1984, the zone that sets what can be
built on a lot.

MR Zones | Proposed Middle Residential
districts for townhomes, cottage courts, and
small multi-unit buildings.

MX Zones | Proposed Mixed-Use districts
permitting transit-oriented and prohibiting
auto-oriented uses.

Senate Bill 840 | Requires cities to allow
multifamily and mixed-use in commercial and
office zones.

WHY THIS MATTERS FOR REAL ESTATE PROFESSIONALS

New base zones change what can be built and where. This changes how agents price, market, and

advise. Standards are still being considered, so what is proposed and what is finalized may differ.

¢ Entitlement Value | Rezoning into an MR or MX district could change a property’'s development

potential. Track staff's progress on the City’s Missing Middle & Mixed-Use Zoning page, and

advise owners of commercial, office, and larger residential lots before they list.

¢ Client Education | Expect questions about what these districts would mean for a specific block, and

about fee-simple versus condo-regime townhome ownership.

Questions? Advocacy@abor.com

For More Info: City of Austin’s Speak Up Now Missing Middle Home Page


https://www.speakupaustin.org/c71302
https://www.speakupaustin.org/c71302
https://www.speakupaustin.org/c71302
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WHAT COUNCIL DIRECTED

The March 2026 resolution directs the City Manager to draft code amendments creating two new
families of base zoning districts, plus the non-zoning changes needed for meaningful uptake.
e Missing Middle Districts: Townhomes, cottage courts, single-stair buildings, and small-scale multi-
unit buildings; unit counts scale with lot size.
e Mixed-Use Districts: A range of scales from corner stores and live/work units up to larger transit-
oriented buildings.
¢ Uses & Ground Floors: Transit-oriented uses permitted and auto-oriented uses prohibited; some
zones require active ground floors.
e Beyond Zoning: Amendments to non-zoning chapters and Technical Codes, plus removal of
administrative barriers in development review.

KEY Nothing changes today. Code amendments are due to Council no
later than March 2027, and property must be rezoned to use a

N\
/TAKEAWAY new district (as currently proposed & subject to change).

THE PROPOSED DISTRICTS AUSTIN’S HOUSING
& ENTITLEMENTS SUPPLY BY UNIT COUNT

MIDDLE RESIDENTIAL (MR)
= 35 ft - 4 uni
ft - up to 4 units . Sissikic

BTTEE 351t up to 6 units = MIDDLE

28%
58%

<1%
MIXED-USE (MX) 49% 389%
V&V 45 ft - mix allowed
_ _ PRE-1984 1984-2024
Gzl 45 ft - mix required 211,683 units 274,777 units
) &F§ 65 ft - mix allowed BUILDING SIZE PRE-1984 SINCE 1984
MX-2B 65 ft - mix required B 100+ Units 28% 58%
B 1799 Units 9% 2%
B 3-16 Units 6% <1%
Unit counts scale with lot size. = Two-Unit 8% 1%
“B” zones require active ground Single-Unit 49% 38%
floors near frequent transit routes. Source:; City of Austin 2024 Land Use Database.

Questions? Advocacy@abor.com
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